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INTRODUCTION

Through this Request for Proposals (RFP), the Office of the Comptroller Real Estate Department
(“Real Estate”) is pleased to announce the offering of the City-owned Property located at 2001
Park Avenue, Baltimore, MD 21217 (Block 3448, Lot 030) (“Property”) in the Mount Royal Terrace
Historic District of Reservoir Hill. Real Estate is seeking Proposals from Respondents with
experience in adaptive reuse of historic properties in compliance with this RFP.

Proposals, accompanied by a $150 non-refundable fee, payable to the Director of Finance, are due
to Real Estate (Baltimore City Hall, 100 N. Holliday Street, Room 304, Baltimore, Maryland 21202)

no later than noon, on April 8, 2022.

RELEVANT DATES

Advertisement for RFP

RSVP for Pre-Bid Proposal Conference/Open House
Pre-Bid Proposal Conference

Property Tour

Written Questions Due

Proposals Due

January 24, 2022
February 14, 2022
February 18, 2022

TBD
TBD
April 8, 2022
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Il. PROPERTY DESCRIPTION

Location: Listed on the National Register of Historic Places, the Property is located at 2001 Park
Avenue, Baltimore, Maryland 21217 (Ward 13, Section 11, Block 3448, Lot 030) in the Mount
Royal Terrace Historic District of Reservoir Hill. (See Exhibits A through E.)

The Property is also known as the Birckhead Estate, the Bond House, Mount Royal, Norse Hill
Home and the Norwegian Seaman’s Merchants Home. The building consists of approximately
15,194 gross square feet, sited on more or less 1.835 acres. The Property has been previously
used as a multipurpose center, day care center, community meeting space, and offices.

History: Physician Dr. Solomon Birckhead built the property in 1792 as a private residence on the
on grounds once owned by Charles Carroll of Carrollton. It is the oldest surviving building in
Reservoir Hill. A heavy stone retaining wall surrounds the Property, which is situated on a heavily
wooded nearly two-acre site at different levels. In 1922, ownership transferred to the Baltimore
Monthly Meeting of Friends, which used Mount Royal as a home for their aged members. By
1957, the Norwegian government purchased and renamed Mount Royal to the Norse Hill Home,
also known as the Norwegian Seamen’s Home, to house 55 sailors. (At the time, Norway had more
ships at the Port of Baltimore than any other country.) The City took ownership soon after and
converted the Property into institutional uses: a Pratt library reading room, mayor’s station and
multi-purpose neighborhood center.

Neighborhood: Reservoir Hill is an urban neighborhood just south of Druid Hill Park. The majority
of the properties are late-nineteenth to early twentieth century row houses, but the district
includes other historic building types from grand mansions to multi-story apartment buildings, a
handful of religious and commercial buildings, and a few public monuments. Six to fourteen-story
tall early-twentieth century apartment houses front on Druid Hill Park at the northern edge of the
district. Individual mansions built in a variety of styles, two older synagogues and one church, and
a few commercial buildings provide a break from the neighborhood's row house character.

Reservoir Hill is architecturally significant under National Register Criteria C for numerous
individual buildings designed by noteworthy local architects, a variety of residential building types
representing the evolving character of the district from scattered country estates to an urban row
house neighborhood, and distinctive architectural details reflecting a high level of craftsmanship
found in architectural styles from the Victorian and Edwardian eras. The area is also associated
with the lives of significant persons under National Register Criteria B including former Communist
Whittaker Chambers, writers James M. Cain, Gertrude Stein, and Christopher Morely;
photographer, David Bachrach; entrepreneurs Isaac Emerson and Jacob Epstein; and peace
activist, Phillip Bergan.
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lIl. INTENT OF OFFERING

Goals: Real Estate is seeking proposals from qualified developers to purchase and redevelop the
site in compliance with the objectives, goals, and regulations as stated herein. The goals of Real
Estate in offering the site for sale include, but are not limited to, the following:

A. Achieve a high-quality development that complements neighboring homes, preserves the
character of the neighborhood, and enhances the surrounding community.

B. Preserve buildings with an emphasis on historic architectural components.

C. Select a qualified architect for the Project who has demonstrated design excellence and
achieve the highest quality of architectural exterior/interior design and best construction
practices.

Undertake redevelopment in a timely fashion.
Offer opportunities for community input and participation.
Create opportunities for Minority- and Women-Owned Business Enterprises.

Generate real property and other taxes for the City of Baltimore.

r o6 T mo

Implement the development concept with minimal or no City subsidy.

IV. STANDARDS AND CONTROLS

A. City Landmark: 2001 Park Avenue is a contributing property to the Mount Royal Terrace
Historic District, a locally designated Baltimore City historic district. Consequently, proposed
modifications to the exterior building and grounds will be subject to review and prior
authorization by the Commission for Historical and Architectural Preservation (CHAP). The
property is also individually listed in the National Register of Historic Places and the Maryland
Inventory of Historic Properties (Inventory #: B-49). Respondents should refer to the
Baltimore City Historic Preservation Rules and Regulations (2015) and Baltimore City Historic
Preservation Design Guidelines (2015) for guidance on what types of modifications to the
property will be permissible and the process for obtaining permits. Parties interested in
applying for the Baltimore City Tax Credit for Historic Rehabilitations and Restorations should
carefully review the CHAP tax credit procedures early in the planning stage. Rehabilitation
projects at this site may be eligible for tax credits through the Federal Historic Preservation Tax
Incentives Program and/or the Maryland Heritage Structure Rehabilitation Tax Credit Program.
Respondents are solely responsible for consulting with the National Park Service and the
Maryland Historical Trust for more information, should they wish to participate in either of
those programs.

B. Property Condition: The property is offered in as-is condition.

C. Opinion Survey: The Proposal shall be informed by the 2001 Park Avenue Task Force Opinion
Survey Results and Summary dated March 31, 2019. (See Exhibit F.)
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https://chap.baltimorecity.gov/sites/default/files/CHAP%20RULES%20AND%20REGULATIONS%2012%209%2015.pdf
http://chap.baltimorecity.gov/sites/default/files/07.18.2017%20-%20CHAP%20Design%20Guidelines.pdf
http://chap.baltimorecity.gov/sites/default/files/07.18.2017%20-%20CHAP%20Design%20Guidelines.pdf
https://chap.baltimorecity.gov/sites/default/files/CHAP%20Tax%20Credit%20Procedures.pdf
https://www.nps.gov/tps/tax-incentives.htm
https://www.nps.gov/tps/tax-incentives.htm
https://mht.maryland.gov/taxCredits.shtml

D. Codes: The Project shall comply to all appropriate provisions of the Zoning Code of Baltimore
City, land-use regulations, and building/fire codes of Baltimore City. The Property is within a R-
7 Zoning District. The Zoning Code of Baltimore City is available at:
https://zoning.baltimorecity.gov/. Proposals that contemplate a variance or change in Zoning
may be acceptable provided that the issue is addressed appropriately in Submission
Requirements. Real Estate cannot guarantee approval of any requested regulatory changes

E. Opening Dimensions: The original dimensions of exterior doors and window openings on the
exterior fagades shall be maintained.

F. Materials and Design: Building materials shall be compatible with and reflect the characteristic
materials and features of the existing building. Materials conveying permanence, such as
masonry, are encouraged. Exterior design shall comply with federal, state, and local laws,
Baltimore City Historic Preservation Design Guidelines, Secretary of the Interior’s Standards
and Guidelines for the Treatment of Historic Property, and the Americans with Disabilities Act
(ADA) and addenda.

G. Mechanical and Electrical Devices: Screen from view or locate as directed all mechanical and
electrical equipment (including, but not limited to rooftop units and devices, television
antennas, satellite dishes, or various communications antenna types that are visible from
Property/site-adjacent streets and alleyways).

H. Exterior Walls: Where visible from a public street, alley, and Property driveway, exterior walls
shall be harmonious with the Property’s existing elevations.

I. Parking: The number of parking spaces must comply with the zoning code, while addressing
sensitivity to the existing buildings and to the surrounding residential neighborhood.

J. Signage: Only signs that identify the Property’s use or occupants are permitted. Signs shall
comply with the requirements established in the Zoning Ordinance of Baltimore City.

K. Archeology: Documented human occupation of the site dates at least to the 18th century and
a historical burial ground with human remains might be present on the property. Therefore,
the site is to be considered of high archaeological interest and sensitivity. Any new ground
disturbance beyond the footprint of the existing improvements will require an archeological
survey and monitored excavation, the extent of which will be determined at the discretion of
CHAP and in accordance with all applicable state law. The north end of the property with a
lower elevation (known as “The Dell”) is suspected to be an abandoned burial ground due to
the presence of what appears to be an early 20th century unmarked gravestone. Respondents
are encouraged to avoid ground disturbance in this area and to retain the area as a permanent
green space. Respondents must abide by all applicable state laws governing human remains
and gravestones including, but not limited to, Sections 10-402 and 10-404, Criminal Law
Article, Annotated Code of Maryland. (See Exhibit D.)

A. Financial Assistance and Credits: Reliance on public financial assistance, other than any
applicable potentially entitled incentives such as High-Performance Market-rate Residential
Tax Credits, relevant Historic Tax Credits, or other such available credits, is discouraged.
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B. Environmental Hazards: The Property may contain environmental hazards that require
remediation by the selected Respondent prior to the Project’s redevelopment to the extent
that selected Respondent’s liability is not preempted by federal, state, or other law. The City
does not make any representation, guaranty, or warranty concerning site and building
conditions, including the possible presence of environmentally hazardous materials.

C. Property Title. Issues and concerns regarding title shall be addressed through the Land
Disposition Agreement with the selected Respondent. The Respondent is encouraged to
conduct such title investigations as it deems necessary in completing the Proposal.

D. Other Costs: The selected Respondent shall be responsible for obtaining, at its sole expense as
is required, all government approvals such as permits, zoning appeals, subdivision approvals,
and engineering and environmental protection studies. Any costs of appraisals, surveys, legal
descriptions, and any other development “soft costs” shall be borne by the selected
Respondent at its sole expense.

E. Review Panel: The Panel reviews respondent proposals and ultimately will recommend the
proposal that its members believe should be selected. The Review Panel includes
representatives from Baltimore City and community representatives.

. PROPOSAL CONTENTS

Format: Proposals shall provide a clear and concise demonstration of the Respondent’s capability
to satisfy the requirements and objectives of this RFP. Proposals are not intended to be elaborate
or costly but are to be prepared in a professional manner. Proposals may include background or
other supporting information that the Respondent considers necessary, and shall include, at a
minimum, the required response items listed in this RFP. The following information shall be
submitted by Respondents:

A. Cover Letter (300 words maximum): A cover letter signed by an officer who is authorized to
make binding contractual commitments on behalf of the Respondent.

B. Table of Contents: Proposals shall include a table of contents referencing each of the lettered
submission requirements in this section, Section V. Each lettered item included in the table of
contents shall provide a corresponding section with a labeled index tab for each section.

C. Ownership: Proposed ownership structure, entity or entities, individual members and
ownership percentages.

D. Project Description (500 words maximum): A detailed proposal narrative that clearly
describes the scope of work, scale, and character of the Project and any applicable conditions
thereon.

E. Purchase Price: The proposed purchase price, terms of operation if applicable, and any and all
conditions of the settlement.

F. Schematic Drawings: Schematic drawings, showing building floor plan(s) and elevations of
fronts (south), sides (east and west), and rear (north) of structures and proposed site /
landscape plans.
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G. Previous Experience (500 words maximum): A narrative describing the previous experience of
the Respondent and its project team with particular regard to projects that are similar in scale
and character to the proposed development and emphasizing aspects of the developer’s
qualifications that are exceptional or unique. Include a list of examples of the Respondent’s
similar historic projects that are in the process including the dollar value of the development,
the project manager’s name, address, and telephone number.

Resumes: Include resumes, as appropriate, of the proposed project team, including, but not
limited to, architect, landscape architect, engineers, contractor, construction manager, and
real estate management firm.

H. Economic Feasibility (300 words maximum): A narrative explaining why the proposed Project
use is economically feasible, including the market assumptions that support revenue
projections.

I.  Sources and Uses Budget and Operating Pro Forma: A detailed complete Sources and Uses
Statement clearly identifying the amount of debt and equity financing by source. (See Exhibits
G and H)

J.  Debt Financing: Disclosure of terms and sources for debts and a letter from a lending
institution is highly desirable.

K. Financial Capacity: Companies or entities shall submit audited accountant-prepared financial
statements for the most recent fiscal year-end and/or objective estimate of estimated relevant
market value. Real Estate may request a document providing relevant evidence to establish
the respondent’s ability to complete this Project including approximate net worth and/or
liguid assets that will be allocated to complete the Project.

L. Project Schedule. A schedule of the design and construction phases, dates, and anticipated
occupancy date(s)

M. MBE/WBE Participation: A statement describing compliance with Article 5, Subtitle 28 of the
Baltimore City Code regarding the participation of MBE and WBE in the Project design and
construction.

The statement shall address: a) the MBE and WBE participation in the Respondent’s
development team/plan; b) a list of potential MBEs and WBEs and contractors who will
participate in this Project; c) steps that will be taken by the Respondent to maximize MBE and
WBE participation in the various stages of development; and, d) provisions for ownership with
an indication of percentage and type (such as “equity partner,” “owner of X shares of LLC,” or
“joint venture,” etc.) by minority individuals, women, minority-owned and/or women’s-owned
businesses in the completed project. Indicate the member of the Project development team
who will be responsible for monitoring compliance with the Project’s MBE and WBE
participation goals.
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N. Community Participation (250 words maximum). Describe how the team will involve the
community in the planning and implementation of redevelopment activities. The response
must include a discussion of the approach and methods your team will utilize to assure
meaningful participation by the residents of the neighborhood, community stakeholders, and
local government entities in the planning and implementation of the project.

VI. SUBMISSION INFORMATION AND REQUIREMENTS

A. Closing Date: The closing date for receipt in the Issuing Office of proposals is 12:00 pm on
April 8, 2022.

B. Proposal Submission: Proposals must be submitted to Real Estate before the close of
business (4:30 P.M.) on the closing date stated in this RFP via e-mail. Project financial
information requested in Section V of this RFP must be submitted in an electronic, machine
readable format. All proposals must be sent to andy.frank@BaltimoreCity.gov; cc:
sharon.kempa@BaltimoreCity.gov.

e Oral, fax, telegraphic, paper or mail-gram proposals are not accepted.

e Proposals or unsolicited amendments to proposals that arrive after the closing date and
time are not accepted.

e Failure to submit the proposal in the manner described above may result in the proposal
being not accepted.

C. RFP Fee: A $150.00 non-refundable fee. Make checks payable to the Director of Finance.
Proposals that are not accompanied by a certified check or money order for the fee will not
be accepted. Please mail or hand deliver the RFP fee to:

Ms. Sharon Kempa, Issuing Officer, Real Estate Agent
Department of Real Estate

Room 304 - City Hall

100 N. Holliday Street

Baltimore, Maryland 21202

D. Not Limited to the RFP: Real Estate and the Review Panel are not limited to consider solely
the information provided by the Respondent but may consider other sources of information
that is deemed to be useful in evaluating the Proposal. Additional information or
modifications to proposals from any Respondent may be requested.

E. Duration of Proposal: Proposals are valid and irrevocable for a period of one hundred and
twenty (120) calendar days following the closing date for proposals. The period may be
extended by written mutual agreement between the Real Estate and the Respondent that is
recommended for award.
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F. Proposal Acceptance: To be considered, the Respondent shall submit a complete, written
response to this RFP including the issued addenda. It is essential that each Respondent
adheres to these guidelines and in Section V, Proposal Content. Failure to do so is grounds for
proposal rejection.

G. Pre-Bid Conference. A Pre-Bid Proposal Conference shall be held on February 18, 2022 to
offer prospective Respondents the opportunity to ask questions of community
representatives and City staff. Please RSVP your attendance to:
sharon.kempa@baltimorecity.gov. If special accommodations are required to participate in
the Conference, please contact Sharon Kempa at least five (5) business days prior to the Pre-
Bid Proposal Conference.

H. RFP Questions: Questions, both verbal and written, are accepted from Respondents
attending the Pre-Bid Proposal Conference. Real Estate may, but is not obligated to, invite
questions apart from the Pre-Bid Proposal Conference. Questions and answers are to be
distributed to all Respondents receiving the RFP. Questions and inquiries shall be directed to
Ms. Kempa. The closing time and date for submitting written questions will be determined.

I. RFP Revision: Should it become necessary by Real Estate to: 1) revise the RFP; b) provide
additional information necessary; or, c) respond to written inquiries, an Addendum to the RFP
shall be provided to each Respondent who received the initial RFP.

J.  RFP Cancellation: Real Estate may, in its sole discretion, cancel this RFP, or reject Respondent
proposals that are submitted if such action is determined to be in the best interest of
Baltimore City.

K. Incurring Expenses: The City of Baltimore is not responsible for costs incurred by
Respondents in preparing and submitting a proposal or requested supplemental information
in response to the RFP.
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VIl. MBE / WBE PARTICIPATION

VIIL.

It is Baltimore City’s policy that MBEs and WBEs shall be offered an opportunity to participate in
all components of the Project. In consideration of receiving the Land Disposition Agreement
(LDA), the Respondent agrees to comply with Article 5, Subtitle 28 of the Baltimore City Code
regarding the participation of MBE and WBE in the Project design and construction. The
Respondent covenants and agrees to use a good- faith effort to meet the MBE and WBE
participation goals for the Project and to execute a “Commitment to Comply” Agreement.
Minority and women’s business enterprises shall be certified by the City for their participation
to comply with the Project goals.

The City’s Minority and Women’s Business Opportunity Office (MWBQO) is designated to
monitor MBE and WBE participation in this Project. The selected Respondent shall comply with
the rules and regulations of the MWBOO in meeting the MBE and WBE requirements.

NON-DISCRIMINATION

The Respondent shall agree to not enter into, execute, or be a party to any Covenant,
Agreement, Lease, Deed, Assignment, Conveyance, or any other written instrument that
restricts the sale, lease, use, or occupancy of the Property or any part thereof, upon the basis of
race, color, religion, sex, or national origin and shall comply with Federal, State, and local laws,
in effect from time to time, prohibiting discrimination or segregation and shall not discriminate
by reason of race, color, religion, sex or national origin in the sale, lease, use or occupancy of
the Property.

IX. EMPLOY BALTIMORE

Employ Baltimore is designed to create opportunities that receive municipal contracts to access
qualified City residents to meet their workforce needs. The initiative will also ensure that City
dollars contribute to the local economy and improve the lives of employable Baltimoreans. All
vendors responding to this solicitation shall complete the Certification Statement that is
included as an attachment of this RFP. The selected contractor must contact the Mayor’s Office
of Employment Development (OED) within two (2) weeks of receiving the award and shall be
expected to comply with the reporting requirements. For additional information, please call OED
443-984-3014.
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X. EVALUATION CRITERIA

The criteria used in the evaluation of proposals shall include, but not limited to, the following:

A.

Scope/Quality: The scope, quality (including design and construction), and degree to which
the Respondent’s Proposal addresses the RFP’s goals, intents, and terms of the offering.

Experience: The Respondent’s experience in planning, financing, constructing, marketing, and
managing projects similar in size and scope to the proposed Project.

Financial Capacity: The Respondent's ability to provide or obtain sufficient financial resources
to start and complete the Project in accordance with an established timetable.

MBE/WBE Compliance: Compliance with Article 5, Subtitle 28 of the Baltimore City Code
regarding participation by MBE and WBE in the development of the project during design and
construction.

MBE/WBE Equity: Provisions for ownership and/or management, in full or in part, of the
completed project by minority individuals, women, and minority-owned businesses, and/or
women-owned businesses.

Collateral Benefits: Benefits to the Historic District, Reservoir Hill Neighborhood, and the City,
including job retention and creation.

Financial Returns: Financial returns to the City, including, but not limited to, incremental tax
revenues, and Property sale revenue.

Law Compliance: The proposed development shall comply with Federal, State, and City laws,
ordinances, and regulations.
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XI.RIGHTS RESERVED BY THE DEPARTMENT OF REAL ESTATE

Real Estate reserves the right to the following:

A.

Addenda: Issue an RFP Addendum and Addenda to Respondents who received the initial RFP if
it becomes necessary to revise this RFP, provide additional information that is deemed
necessary to adequately interpret provisions and requirements of this RFP, or respond to
written inquiries concerning the RFP.

Dates and Times: Revise or extend Due Dates and times.

Development Contract: Incorporate, by reference, this RFP is part of the Project development
contract. Contracts awarded in connection with the RFP are subject to required City approvals
and laws, including the final approval by the Board of Estimates of Baltimore City.

Reviews and Approvals: Review and approve the drawings, plans, and specifications for the
Property’s redevelopment, as part of the evaluation process, in compliance with the Project’s
revitalization goals, objectives, and requirements of this RFP.

. Additional Information: Request additional information from Respondents, if necessary, to

clarify proposal content.
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Exhibit A
Mount Royal District Historic District

i SanlBl -..,, G} RTHIAVE — = |
..... w NGR-TH'\AHE TIZK) — T
..... == _|__aun BLK e NoR e

e —

2001 Park Avenue RFP



Exhibit B
Vicinity Map
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Exhibit C
Block Plat
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